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EXECUTIVE SUMMARY  
 

This executive summary provides an overview of the entire 

Comprehensive Plan including a summary of the policy  

recommendations.  

 

A. The Role of the Comprehensive Plan 

The Comprehensive Plan is intended to guide the many 

different decisions that the City and the larger community will 

need to make over the coming decade to guide the future of 

the c ity.  Its scope i s comprehensive and it addresses the wide 

range of issues facing Gardiner.  A major focus of the Plan is on 

land use and establishing a framework for future 

redevelopment and growth and development in the 

community.  By state law, the Future Land Use Plan (see 

Chapter 6) serves as the basis for the Cityõs zoning and the 

Cityõs zoning requirements must be consistent with the 

Comprehensive Plan.  

 

The role and content of comprehensive plans is guided by 

state law which establishes guidelines for local comprehe nsive 

plans.  This Comprehensive Plan is intended to conform to the 

requirements of the Stateõs Growth Management Law for 

comprehensive plans.  The guidelines call for the plan to be 

developed through the active participation of the community.  

The guideli nes lay  out the recommended contents of a plan 

including inventories of a wide range of factors about the 

community, goal and policies to address these various topics, 

a Future Land Use Plan to manage the anticipated growth and 

development in the community , and an implementation 

strategy setting out how the proposals will be carried out along 

with consideration of regional concerns and the capital 

spending necessary to implement the plan.  The table of 

c ontents for this Plan and the related content reflects  these 

requirements.  

 

While state approval of the Cityõs Comprehensive Plan is not 

required, there is a process for the voluntary review of the plan 

by the state.  If the  Cityõs plan is found to be consistent with the 

state guidelines, there are some benef its for the City including 

preferential treatment for some state grant programs.   

B. The Organization of the Comprehensive Plan 

The 2014 Gardiner Comprehensive Plan is divided into three 

parts.  Part 1 presents background information.  Chapter One 

summari zes the key elements of the 19 97 Comprehensive Plan 

and outlines many of the community planning activities  since 

the adoption of that plan .  Chapter Two contains a detailed 

profile of the past twelve years of residential and commercial 

development activity  in Gardiner .  Chapter Three offers 

summaries of the Planõs inventory sections.  Full versions of the 

inventories are contained in Appendi x I. 

 

Part 2 of the Plan sets out the Comprehensive Planõs vision, 

goals, and policy recommendations.  Chapter Four lays out 

the communityõs vision for its future ð what we want our City to 

be in ten or so years.  Chapter Five presents goals and policies 

for addressing issues facing the community related to all plan 

elements including some aspects of land use .  Chapter Si x 

contains detailed goals and policies for land use, including a 

Future Land Use Plan and detailed summaries of preferred use 

and development patterns for each land use designation 

identified in the Future Land Use Plan.  

 

Part 3 lays out the actions needed  to achieve the goals and 

policies proposed in Part 2.  Chapter Seven addresse s how 

Gardiner should coordinate its planning activities with 

neighboring municipalities and regional organizations.  

Chapter Eight sets out a detailed program for carrying out t he 

various  actions , and assigns responsibility for the 

implementation of each action to a particular department, 

board, or agency.   Chapter Nine identifies the capital 
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investments needed to both support future growth and 

development and to enhance the comm unityõs quality of life. 

 

The appendices to the Plan include the full inventories for the 

various Plan elements, the  Cityõs capital spending plan, the 

Heart & Soul Community Action Plan, a summary of a livability 

study conducted by the communitiyõs youth, and a summary 

of public participation in the development of the Plan  

C. The Commuity Vision 

Chapter 4 lays out a visio n for what the community wants 

Gardiner to be in 2025.  It is a forward looking statement that 

establishes key goals for the future of Gard iner.  The Vision for 

Gardiner in 2025 is based on the community values  developed 

as part of the Gardiner Heart and Soul (H&S)  project.  The 

values were initially distilled from over one hundred in -depth 

one -on -one interviews in which a broad spectrum of o ur 

community were asked to share their stories about Gardiner 

and what makes it special.  The initial values from this 

òstorytellingó phase were then refined at the We Are Gardiner  

community event.  The statement of community values that 

resulted from that  work by approximately one hundred 

residents became the basis for th e Community Vision.  The 

Vision is an attempt to describe what we want Gardiner to be 

in 2025.  It establishes the goal s that we are working toward 

and that the  Comprehensive Plan is tryi ng to achieve.  The 

Community Vision addresses each of the eleven H&S values in 

addition to an over -arching desire to see the City grow and 

prosper.  

 

The Community Vision addresses the following areas:  

 

¶ Fostering a growing, prosperous community  

¶ Creating a strong local economy  

¶ Maint a ining a quality educational system  

¶ Promoting history, arts and culture  

¶ Enhancing the livability of the c ity 

¶ Nurturing a sense of community and belonging  

¶ Encouraging community involvement and volunteerism  

¶ Reinforcing the cityõs connections to nature  

¶ Maintaining an inclusive, responsive government  

¶ Capitalizing on the communityõs unique physical asse ts 

¶ Providing quality infrastructure and services  

¶ Celebating Gardinerõs family friendliness  

 

D. Community Goals and Policies 

Chapter 5 ad dresses the policy issues facing the City as it plans 

for the future.  The policies are organized around two 

overarching goals that emerged from the Heart & Soul 

planning process:  

Goal #1 ð Expand the total value of taxable real estate in 

the City on an on -going basis  

 

This goal is quite simple in concept ð the Cityõs property tax 

base or total assessed valuation should grow every year to 

provide the ability to reduce the tax burden on property 

owners and to invest in facilities and services necessary to 

ac complish the second goal of making Gardiner better.  This 

increase in the assessed valuation should be the result of 

private investments in real estate (both new construction and 

improvements/expansions of existing buildings) or public 

actions that result in the increase in property values rather than 

inflationary increases resulting from general real estate 

valuation trends.  At the same time, this goal does not envision 

growth and development at any cost or without regard to the 

consequences.  Rather it s eeks increased valuation as a result 

of well -planned growth and development that maintains and 

enhances the essential character of Gardiner and is in 

harmony with the environment.  Or in other words, growth and 

development that has long -term economic and c ommunity 

value , not short -term fixes.  
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Goal #2 ð Enhance the desirability of Gardiner as a place 

to live, work, shop, invest, and have fun  

 

This goal is also quite simple in concept  ð the community 

should build on the cityõs ògood bonesó to make Gardiner a 

location of choice, a place where people want to live and 

invest.  Implicit in this goal is the concept that Gardiner should 

be true to its historical roots and focus on offering residents, 

businesses, investors, and visitors an òurban villageó that is 

com pact, walkable, friendly, and exciting.  The c ity should 

offer an alternative to an auto -centric, suburban lifestyle.  

Gardiner should be an attractive place to live for people of all 

ages with a focus on assuring that the community meets the 

needs of youn ger people and families.  The community should 

provide facilities and services that reinforce the idea of an 

òurban villageó.  In doing this, the City should look to the future 

and ask what do the next generations of Gardiner residents 

and families want an d how can we continue to meet the 

needs of younger people.  

 

The Comprehensive Plan sets out a series of objectives for 

moving the City in the direction of these two broad goals.  For 

each objective, it identifi es actions that the City or larger 

community s hould undertake to achieve that objective.  The 

following sections provide a summary of those objectives and  

actions . 

 

I. Objectives and Actions to Expand the Tax Base  

 

Growing the Cityõs tax base on an ongoing basis will require a 

comprehensive strategy t hat addresses a wide range of issues.  

Making progress towards this goal is dependent on the 

decisions of individual property owners, businesses, and 

investors.  The role of the City and the larger Gardiner 

community in achieving this goal is largely in th e area of 

creating the environment that influences those private 

decisions to invest in the community.  Therefore many of the 

objectives and actions laid out in the following section address 

creating a positive environment in Gardiner and establishing a 

regulatory framework that facilitates good quality 

development that maintains and enhances the essential 

character of Gardiner and is in harmony with the environment.  

 

Objective 1.1  Increase the awareness of Gardiner as a great 

place to do business and inve st 

 

The recommended actions to achieve this objective include 

continuing  to fund an active economic development program  

and establish ing  òcommunity ambassadorsó in the business 

community  to promote Gardiner as a place to have a 

business,  

 

Objective 1.2  Increase the awareness of Gardiner as a great 

place to live  

 

The recommended actions to achieve this objective include 

working  with the real estate community , using  the Cityõs 

website to market Gardiner as a great place to live , recruit ing  

òcommunity ambassadorsó who are willing to provide 

testimonials about living in Gardiner , and e stablish ing  a 

welcome committee  for new residents . 

 

Objective 1.3  Increase the development in the Libby Hill 

Business Park 

 

The recommended actions to achieve this objective inc lude  

maintain ing  an active, aggressive marketing program  and  

explor ing  creative financing mechanisms to encourage 

interest in the park.   

 

Objective 1.4  Promote high quality development in the outer 

Brunswick Avenue corridor  

 

The recommended actions to ach ieve this objective include  

revising  the zoning to manage development along outer 
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Brunswick Avenue as three distinct òcharacter areasó ð a 

Mixed -Use Village Area  for the area from the Armory out to the 

four -way Old Brunswick Road intersection just west of Ainslieõs 

Market (see FLUP map), a Planned Development Area  for the 

area from the four -way Old Brunswick Road intersection out to 

the Blueberry Hill area, and a Planned Highway Development 

Area  for the portion of the corridor from Blueberry Hill to I-295 

excluding the existing business park PIC districts ð together with 

revising the commercial design standards  to include area 

specific standards as well as  developing a streetscape plan for 

the corridor  that is tied to and reflects the various character 

areas .   

 

Objective 1.5 Facilitate the potential for redevelopment in the 

Cobbossee Corridor  

 

The recommended actions to achieve this objective include  

continuing to implement the Cobbossee Corridor Master Plan , 

working  to resolve the Brownfields issues , explor ing  establishing 

the corridor as a ògreenó district, undertaking  a design study 

for the corridor , and e xplor ing  the feasibility of the creation a 

destination recreation use  utilizing the stream .   

 

Objective 1.6  Increase the level of investment in Downtow n 

 

The recommended actions to achieve this objective include 

maintain ing  an active Main Street program , creating  a new 

zoning district for the traditional downtown  that includes only 

the traditional downtown area  with appropriate standards , 

updat ing  the fl oodplain management requirements for the 

historic district , improv ing  access to upper floors of buildings , 

improv ing  Downtown traffic flow , improv ing  the use of 

available public parking ,  increas ing  the amount of public use 

parking available in Downtown , improv ing  access to the 

Arcade Parking Lot , improv ing  Downtown signage  as 

proposed in the  City -Wide Signage Plan , and p romot ing the 

use of historic rehabilitation tax credits . 

 

Objective 1.7  Encourage the reuse and/or redevelopment of 

the South Gardiner  industrial complex  

 

The recommended actions to achieve this objective include  

investigat ing  the possible reuse of these buildings in 

cooperation with the property owner  and p rovid ing  

redevelopment financing  if the property owner is willing to 

undertake a ren ovation and/or redevelopment program.   

 

Objective 1.8  Expand the opportunities for h ome businesses 

and home occupations  

 

The recommended actions to achieve this objective include  

revising  the standards for òhome occupationsó to clarify the 

treatment of òindependent contractors ó and  a llow ing  

Accessory Business Uses that would permit  the use of the part 

of a residential building along major streets for limited business 

use but without tying the ownership of the business activity to 

the occupants  of the prop erty.  

 

Objective 1.9  Expand the opportunities for i nfill housing in 

established residential neighborhoods  
 

The recommended actions to achieve this objective include 

a llow ing  accessory dwelling units in single -family homes  and 

treat ing  townhouses as a sepa rate use  with different standards 

than other multifamily housing .   

 

Objective 1.10  Maintain and enhance the livability of existing 

residential neighborhoods  

 

The recommended actions to achieve this objective include 

support ing  the creation of neighborhoo d associations , 

establish ing  a neighborhood improvementprogram , 

maintain ing  and enhanc ing  the sidewalk system , provid ing  

opportunities for the creative reuse of large , older buildings , 

adopt ing  and enforc ing  a housing code for multifamily 

buildings , and a ddressing  nuisance situations  through a 
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òdisorderly houseó ordinance that allows the City to take 

action against a property owner if there are repeated 

problems at his/her property.  

 

Objective 1.11  Facilitate the construction of good -quality 

residential de velopment  

 

The recommended actions to achieve this objective include  

establish ing  a Cobbossee Planned Development District  in a 

portion of the area between outer Brunswick Avenue and the 

Cobbossee Stream to allow well -planned, higher -density 

residential de velopment that esta blishes a òvillage characteró 

and  updat ing  the Cityõs residential development standards.   

 

Objective 1.1 2  Establish Route 24 as a destination s cenic 

corridor  

 

The recommended actions to achieve this objective include 

p romot ing  the cor ridor as a scenic attraction , seek ing  

designation of the Route 24 corridor as a state scenic byway , 

and explor ing  the creation of a scenic overlook . 

 

Objective 1.13  Encourage reinvestment in h istoric properties  

 

The recommended actions to achieve this obj ective include 

document ing  the historic status of older properties , publiciz ing  

the availability of historic rehabilitation tax credits , and 

manag ing  the demolition of historic structures . 

 

Objective 1.1 4  Encourage the development of elder care and 

retire ment housing  

 

The recommended actions to achieve this objective include 

p rovid ing  density bonuses for senior housing and eldercare 

facilities  and r eview ing  and adjust ing  other zoning 

requirements for senior housing.   

 

 

II. Objectives and Actions to Enhanc e the Quality of Life  

 

Enhancing the quality of life in Gardiner will require a 

comprehensive strategy that addresses a wide range of issues.  

Making progress towards this goal is dependent on the actions 

of many groups and organizations in the community.  Some of 

these activities fall within the purview of existing City 

departments and committees.  Others can be undertaken by 

existing organizations such as Gardiner Main Street and the 

Boys and Girls Club.  Others will need to be done by volunteers 

and othe r community groups.  The Heart & Soul Community 

Action Plan which is a companion document to this 

Comprehensive Plan addresses how some of these activities 

can be accomplished.  

 

Objective 2.1  Enhance facilities for walking and biking  

 

The recommended acti ons to achieve this objective include 

updating the Cityõs sidewalk plan, funding improvements to 

the sidewalk system on an ongoing basis, enhancing the 

pedestrian environment in Downtown, connecting the 

downtown  by trail , developing the Cobbossee Corridor Trail, 

and exploring the feasibility of extending the rail trail to the 

Richmond town line.  

 

Objective 2.2  Establish a coordinated system to program, 

plan, and carryout recreational activities  

 

The recommended actions to achieve this objective include 

de signating the Parks and Recreation Committee as the 

responsible group for coordinating recreational activities, 

developing, through an inclusive, public process, a short and 

long -range plan for recreational facility improvements and 

expanded recreational p rogramming, developing and 

implementing a coordinated system and calendar of 

recreational activities, improving coordination with the school 

district for the use of school facilities for community recreation 

use, and continuing to provide ongoing funding t o the Boys 
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and Girls Club to provide recreational and after -school 

programs.   

 

Objective 2.3  Expand the range of recreational/sports and 

educational activities available for people of all ages  

 

The recommended actions to achieve this objective include 

investigating possible opportunities and costs for providing a 

public, outdoor swimming facility , explor ing  modifying the 

restrictions on the Sunday use of Quimby Field for organized 

recreation , p rovid ing  additional informal recreational 

programs for people o f all ages , explor ing  the construction of 

a skateboarding facility , explor ing  the feasibility of establishing 

a teen center , and e xpand ing  community and adult 

education.   

 

Objective 2.4  Improve the short -term appearance and 

usability of the Cobbossee Cor ridor for recreational activities  

 

The recommended actions to achieve this objective include 

establish ing a òCobbossee Corridor  Action Committee ó, 

undertak ing  private fundraising for the local share of the state 

grant for construction of the corridor trai l, explor ing  the 

possibility of developing a small park at New Mills possibly in 

conjunction with the Water District , and d evelop ing  a 

volunteer program to maintain and improve the existing trails 

and access along the corridor . 

 

Objective 2.5 Enhance the u sability of Waterfront Park as an 

active, family -focused destination  

 

The recommended actions to achieve this objective include 

develop ing  a short -term plan for making additional 

improvements at the park  and h old ing  more activities in the 

park . 

 

Objective 2.6  Continue to enhance Gardinerõs image as a 

child -friendly community  

 

The recommended actions to achieve this objective include 

support ing  continued improvement in the quality of the local 

school system and work ing  to change negative perceptions 

about t he school district , expand ing  the availability and variety 

of after -school school programs , and i nvestigat ing  possible 

opportunities and costs for providing a public, outdoor 

swimming facility.   

 

Objective 2.7  Increase the amount of foot traffic and acti vity in 

Downtown  

 

The recommended actions to achieve this objective include 

undertak ing  a coordinated marketing campaign that focuses 

on the businesses that are in Downtown and the types of 

goods and services that one can obtain in Downtown 

Gardiner , focus ing  business recruitment activities on local, 

independent businesses , c ontinu ing  to support Johnson Hall 

and leverag ing  the increased activity there to support 

Downtown , increas ing  the number and type of special events , 

and increasing  the level of private investment in Downtown.  

(See Objective 1.6 and related actions).  

 

Objective 2.8  Make òlocaló a focus of the community 

 

The recommended actions to achieve this objective include 

mak ing  local, independent businesses a focus of business 

recruitment activiti es in Downtown and throughout the c ity, 

establish ing  a formal òBuy Localó program, and  undertak ing  

marketing programs that focus on what you can buy locally.   

 

Objective 2.9  Establish a local food policy  

 

The recommended actions to achieve this objectiv e include 

develop ing  and adopt ing  a formal local food policy , mak ing  

businesses that produce, process, package, distribute, and/or 

sell local food products a focus of the Cityõs business 
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development efforts , and a ssuring  that the Cityõs regulations 

do not inhibit local agricultural production . 

 

Objective 2.10  Promote the maintenance and improved 

energy efficiency of older homes  

 

The recommended actions to achieve this objective include 

p rovid ing  assistance to homeowners to understand and apply 

for availabl e funding for weatherization and energy 

improvements , establish ing  a neighborhood improvement 

program , and e xplor ing  using payments to the City from 

natural gas suppliers to assist homeowners in improving the 

energy efficiency of their homes including conv erting their 

heating systems to more efficient and greener alternatives.   

 

E. Land Use Goals and Policies 

 

Chapter 6 addresses the land use policy issues facing the City 

as it plans for the future.  The recommendations of this part of 

the Plan are intende d to guide future revisions to the Land Use 

Ordinance which governs the way property in the c ity can be 

used and developed.  

 

Land Use Objectives  

 

The land use policies and recommendations for the Cityõs land 

use regulations and related programs are based o n a set of 

interrelated objectives.  These objectives represent the core of 

the Cityõs land use planning program.  The land use objectives 

are:  
 

1. Encourage new development as well as the expansion and 

improvement of existing development in accordance wit h the 

following objectives and the Future Land Use Plan.  

 

2. Encourage the majority of new development to occur in 

designated growth areas, and to a lesser extent, in limited 

growth areas as identified in the Future Land Use Plan.  

Generally, this is the p ortion of the City that is adjacent to the 

existing built -up area of the community and in the Cobbossee 

and outer Brunswick Avenue corridors (see Figure 6.1).  

 

3. Discourage significant development in the designated rural 

and resource areas to preserve the  rural nature of these parts 

of the community  where there are large contiguous areas of 

agricultural or undeveloped land or significant natural 

resources.  Generally, this is the portion of the community that 

is south and west of the built -up area of the C ity and south of 

the outer Brunswick Avenue corridor (see Figure 6.1).  

 

4. Reinforce the traditional Downtownõs role as the community 

and retail/service center for the City and assure that outlying 

development does not detract from or diminish this role.  

 

5. Enhance the desirability and livability of the older residential 

neighborhoods while allowing for some infill development that 

maintains the character of these neighborhoods.  

 

6. Provide for the construction of new housing that is 

compatible with the es tablished development patterns of the 

older residential neighborhoods in the area on the fringe of the 

built -up area along the Cobbossee Stream.  

 

7. Foster the growth and development of the outer Brunswick 

Avenue corridor as an attractive gateway to the Ci ty while 

creating distinctive development patterns and environments 

along different portions of the corridor.  

 

8. Promote continuing industrial/business park development in 

the outer Brunswick Avenue corridor area including assuring 

that there is an adequa te supply of appropriately zoned and 

serviced land to accommodate anticipated growth.  

 

9. Reinforce South Gardinerõs role as a desirable riverfront 

community including accommodating the reuse  or 
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redevelopment of the large warehouse buildings for a range of  

possible uses.  

 

10. Require that new development meet high standards for 

both site and building design that are tailored to the desired 

development patterns in various areas to assure that this 

development is a positive addition to the community.  

 

11. Further policies that enhance Gardiner as a livable, 

walkable community that provides a viable alternative to 

suburban -style, auto -centric living.  
 

Future Land Use Plan  

 

The Future Land Use Plan (see Figure 6.2) shows graphically 

how the  Cityõs land use policies apply to the land area of the 

City of Gardiner and where and how growth should be 

accommodated over the next decade.  

 

The Future Land Use Plan embodies the concept that the City 

should identify and designate ògrowth areas ó or areas in which 

most of the  anticipated non -residential and residential growth 

will be accommodate d, òlimited growth areasó or areas in 

which intensive development will be discouraged  but modest 

infill development and redevelopment will be 

accommodated, òrural areasó where intensive development 

will be discouraged, and òresource conservation areas ó where 

most development will be prohibited or carefully managed to 

preserve natural resource values.   

 

The Future Land Use Plan (see Figure 6.2 in the Plan) takes the 

parts of Gardiner tha t are within these four broad categories 

and divides them into òland use designationsó.  These land use 

designations cover the entire c ity and incorporate the 

concepts set forth for the land use objectives discussed in 

Section A above.  The Future Land Use  Plan does not show the 

shoreland overlay districts which are intended to remain 

unchanged.  As noted in the introduction to this section, the 

land use designations are not intended to be òzoning districtsó 

per se .  Rather they form the broad basis that mu st be 

reflected in the Cityõs land use regulations including the zoning 

map.  In the preparation of the revised zoning provisions, some 

of the designations may be combined or re -arranged or 

divided to create a workable number of zoning districts.  

 

The following provides an outline of the various land use 

designations organized by growth designation:  

A. Growth Areas  

1. Residential Growth Areas  

i. Residential Growth Area  

ii. Cobbossee Planned Development Area  

2. Mixed -Use Growth Areas  

iii. Cobbossee Corridor Area  

iv. Mixed U se Village Area  

v. Planned Development Areas  

3. Nonresidential Growth Areas  

vi. Planned Highway Development Area  

vii. Planned Industrial Commercial Area  

B. Limited Growth Areas  

1. Residential Limited Growth Areas  

viii. High Density Residential Area  

2. Mixed -Use Limited Grow th Areas  

ix. Professional Residential Area  

x. Traditional Downtown Area  

3. Nonresidential Growth Areas  

xi. Downtown Fringe Area  

xii. Educational Community Recreation 

Area  

C. Rural Areas  

xiii. Rural Areas  
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D. Resource Conservation Areas  

i. Shoreland Area   

ii. Resource Protection Area  

 

A description each of these land use designations is included 

in Chapter 6.  

 

 

 

Land Use Plan Policies  

 

The Future Land Use Plan includes a number of significant 

policy proposals.  Some of these proposals involve possible 

changes in City programs and land  use regulations including 

the zoning ordinance.  The Future Land Use Plan and the 

related descriptions of the various land use designations will 

guide future revisions to the Cityõs zoning requirements.  The 

following items highlight areas where there are  significant 

differences between what is proposed in the Future Land Use 

Plan and the Cityõs current zoning provisions: 
 

¶ Designate the outer Highland Ave. area west of West 

Hill Road as a Rural Area.  This would encourage this 

area to remain rural.  This a rea is currently zoned 

Residential Growth.  

¶ In conjunction with th e prior proposal, designate the 

lots on the west side of West Hill Road as High Density 

Residential.  This is the same designation as the other 

side of  West Hill Road.  This area is currently  zoned 

Residential Growth.  

¶ Designate the state office building off Northern Ave nue  

as High Density Residential to match the surrounding 

neighborhood.  This would limit future reuse or 

redevelopment of this property to uses that are 

compatible with the neig hborhood.  This building is 

currently zoned Planned Development (PD).  

¶ Extend the Cobbossee Corridor designation 

downstream to Bridge Street.  This will put all of the 

stream corridor upstream of Bridge Street to New Mills in 

the same designation.  Some of the lots near Bridge 

Street are now in the Central Business (CB) Zone.   

¶ Divide the current Central Business zone into two land 

use designations ð the Traditional Downtown Area and 

the Downtown Fringe ð and have separate standards 

for the two area s that re flect the current and desired 

pattern of development.  
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¶ Allow òaccessory business usesó in homes in the High 

Density Residential area that are on Brunswick Ave. 

Church Street, Highland Ave nue  and Water Street west 

of downtown.  

¶ Designate the largely undevelop ed area between Old 

Brunswick Ave. and the Cobbossee Stream west of 

West Street as the Cobbossee Planned Development 

Area that allows new housing on smaller lots if it is 

designed to be compatible with the established 

residential neighborhoods to the east.  

¶ In conjunction with the prior proposal, designate the 

developed lots on the west side of West Street as High 

Density Residential to match the other side of the street.  

¶ Designate the portion of the outer Brunswick Ave. 

corridor from the armory area out to Ainslieõs Market as 

a Mixed Use Village Area that allows smaller scale 

commercial uses along with residential uses.  This area is 

currently zoned primarily Planned Development and 

Residential Growth.   

¶ Extend the Planned Development designation on the 

south side of Outer Brunswick Ave nue  to include the 

Blueberry Hill area .  

¶ Designate the portion of the outer Brunswick Ave nue  

corridor near I -295 as a Planned Highway Development 

Area to accommodate activities that might benefit 

from a location adjacent to I -295. 

 

In addition, the Future Land Use Plan proposes minor revisions 

to some of the exisitng zoning districts.  
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CHAPTER 1: PAST PLANNING ACTIVITIES  

The City of Gardiner has had an active, ongoing planning 

p rogram for at least the past twenty -five years.  The City 

prepared a comprehensive plan in 1988.  In 1997, the City 

adopted an updated Comprehensive Plan that built on the 

1988 plan.  Since 1997, the City has undertaken a number of 

topical or special studi es addressing specific issues or areas of 

the community.  This chapter provides an overview of those 

past planning efforts with a focus on identifying the portions of 

that work that are  still relevant as well as implementation 

strategies that still need to  be carried out.  

A. The 1997 Comprehensive Plan 

The City adopted the current comprehensive plan in 1997.  

That plan has served to guide development and investment in 

the City over the past 1 7 years.  The Plan is organized by topic 

and covers a wide range o f issues.  For each topic the Plan 

sets out broad goals, provides an analysis of the topic, 

establishes recommended policies, and lays out an 

implementation strategy to achieve the recommended 

policies.  

1. 1997 Planning Issues 

In the introduction to the 19 97 Comprehensive Plan (Section 1), 

there is a list of òsome of the key issuesó facing the City.  With 

the exception of item 11, these seem to continue to be 

important issues facing the City in 201 4: 

 

1. Rapid residential growth in the rural sections of the Ci ty. 

(2014 NOTE: But the rate of all residential development 

has slowed significantly in recent years) . 

2. A stable population base compared to rising 

population in neighboring towns . (2014 NOTE: The Cityõs 

population has been slowly declining over the past 15 -

20 years) . 

3. The rising cost of City services.  

4. The rising tax rate in the City . (2014 NOTE: The tax rate 

has stabilized but is higher than surrounding 

communities) . 

5. The need to explore regional solutions for providing 

some City services.  

6. The recreational ne eds of the City in particular for the 

young and the elderly.  

7. A concern for the quality of education.  

8. The desire for economic development and job 

creation.  

9. The desire to expand the Cityõs industrial and 

commercial tax base.  

10. An interest in a mixed use reside ntial and commercial 

area.  

11. A renewed interest in expanding the sewer along 

Brunswick Avenue . (2014 NOTE: This has been 

accomplished) . 

12. Continued protection of the Cityõs residential 

neighborhoods.  

13. The increased protection of the Cityõs natural resources. 

14. Improved planning for infrastructure improvements.  

2. 1997 Community Goals  

Section 4 of the 1997 Plan lays out a set of òcommunity goalsó.  

The Plan defines goals as broad and open statements which 

establish a tone and general direction for the City to follo w.  

The goals included in the 1997 Plan were a blend of new goals 

that came out of the 1997 planning effort, goals carried over 

from the 1988 Plan, and the goals set out in the Stateõs Growth 

Management Program.  The goals attempted to give voice to 

what w e wanted our community to be as we looked to the 

future.  The following goals were established in the Plan ð most 

of these appear to still be relevant in 201 4 but provide limited 

specific guidance in planning for the future of Gardiner:  

 

1. Encourage orderly growth and development in 

appropriate areas of the City while protecting the 
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Cityõs rural character, making efficient use of public 

services and preventing sprawl development.  

2. Plan for, finance and develop an efficient system of 

public facilities and servi ces to accommodate 

anticipated growth and economic development.  

3. Promote a diverse economic climate while preserving 

its historical and natural resources.  

4. Invest in infrastructure and public facilities that provide 

the needed capacity for business developme nt.  

5. Promote and communicate the Cityõs assets through 

aggressive economic development efforts.  

6. Protect existing businesses within the City through 

comprehensive retention programs and expansion 

programs and assistance.  

7. Actively pursue new industrial and co mmercial 

businesses to locate within the City.  

8. Support through a system of programs and information 

outreach new business startup efforts within the City.  

9. Develop and utilize regional services and progressive 

technologies to enhance business development 

op portunities within the City.  

10. Encourage and promote affordable, decent housing 

opportunities for all City residents.  

11. Provide a variety of types and densities of housing 

available to households of different sizes and incomes.  

12. Promote programs and opportuniti es that improve the 

Cityõs housing stock and neighborhoods. 

13. Protect the quality and manage the quantity of the 

Cityõs water resources, including streams, aquifers, 

ponds and rivers.  

14. Protect the Cityõs natural resources including wetlands, 

wildlife, fisheri es, plant habitat, shorelands, scenic vistas, 

steep slopes and unique natural areas.  

15. Promote and preserve the Kennebec River frontage for 

open space and recreational uses.  

16. Safeguard agriculture and forest resources from 

development which threatens those re sources.  

17. Preserve the Cityõs historic and a rchaeological 

resources.  

18. Promote and protect the Cityõs marine resources 

including, boating, fishing and harbor fronts.  

19. Promote and protect the availability of outdoor 

recreation opportunities for City residents, including 

access to surface waters.  

20. Promote a variety of recreational and cultural activities 

and opportunities throughout the City.  

21. Promote and protect the distinct characters of 

Gardinerõs Downtown, Residential Neighborhoods, and 

Rural areas.  

22. Match the d ensity and type of development with the 

natural carrying capacity of the land to support 

development without environmental damage.  

23. Manage growth so that it enhances the vitality of 

Gardiner without exceeding the Cityõs ability to provide 

municipal services  and educational facilities and 

without degrading the environment.  

24. Plan for growth, administer land use ordinances and 

carry out development decisions in an orderly, 

appropriate and consistent fashion.  

25. Provide the public resources necessary to implement 

the goals, policies and recommendations of this 

comprehensive plan.  

26. Encourage new development requiring public water 

and sewer to locations adjacent to existing service 

areas.  

27. Maintain the City in sound fiscal condition by means of 

long range planning and a capital improvement 

program.  

28. Promote an investment and planning program that 

improves and maintains the Cityõs infrastructure. 

29. Promote regional solutions for common concerns, 

problems and issues among neighboring communities.  

30. Encourage and explore various regional and/or 

interlocal municipal service delivery programs that will 
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be cost effective and maintain or improve the Cityõs 

current level of services.  

31. Promote municipal and community programs which 

minimize the generation of solid waste and recycling 

pro grams.  

32. Promote increased educational opportunities for all 

City residents.  

33. Promote activities that improve and beautify the Cityõs 

public buildings, parks, street landscape, trails, and bike 

paths.  

34. Maintain and enhance public health, safety and 

welfare thr ough the provision of adequate and 

efficient fire, police and rescue services.  

3. Land Use Proposals  

A major element of the 1997 Comprehensive Plan is the land 

use section.  The land use plan essentially shapes the Cityõs 

zoning and development regulations  since state law required 

the Cityõs zoning to be consistent with the adopted 

comprehensive plan.  The 1997 Plan contains a land use 

section (Section 6) with a number of recommendations for 

restructuring the Cityõs zoning and land use requirements.  A 

review of the land use recommendations in the 1997 

Comprehensive Plan and the Cityõs current Zoning Ordinance 

suggests that many/most of the proposals were incorporated 

into the ordinance.  Here is an overview of the implementation 

of the Plan proposals:  

 

a.  The High Density Residential District is largely as 

envisioned in the Plan.  The current minimum lot size is 

10,000 square feet and multifamily housing requires 

10,000 square feet of lot area per dwelling unit.  Some 

of the existing lots in this district may b e non -conforming 

and lots that are developed with multifamily buildings 

may exceed the 4 units/acre density.   

b.  The City deleted the Moderate Density Residential 

District as proposed in the Plan and created a new 

Residential Growth District.  However, the n ew district 

currently allows a lower density for sewered 

development than envisioned in the Comprehensive 

Plan ð 15,000 square foot minimum lot size vs. 10,000 

square feet in the Plan.   

c.  The Plan envisioned limiting residential development in 

the rural are as of the City by creating a Rural District.  

This was done but the intent of the Comprehensive Plan 

was not fully met.  The Plan called for a 1.5 acre lot size 

minimum (the current Rural requirement is 60,000/80,000 

square feet).  The Plan also proposed t hat all 

subdivisions had to be planned developments (or  PUDs) 

ð there currently is a requirement that all subdivisions 

have to meet the Open Space standards.  The Plan 

also proposed additional requirements to develop a lot 

in the Rural District (a point sy stem) but that concept 

was not incorporated into the ordinance.  This system 

would have required a lot to have a combination of a 

larger lot size or more road frontage or bigger setbacks 

to be developed (see page 6 -6 in the Plan).  This 

proposal would have  reduced the effective density of 

development in the Rural District but was not adopted.  

d.  The Planned Industrial/Commercial District proposed in 

the Plan is similar to the current zoning and includes the 

Libby Hill and Market Street Business Parks. 

e.  The Planned Development District laid out in the Plan is 

reflected in the Zoning Ordinance and Map.  The Plan 

envisioned a set of performance standards for new 

development in these areas.  The ordinance includes a 

number of specific standards for lighting, exterio r 

storage, buffering and screening, and parking lot 

landscaping.  There are also additional performance 

standards for non -residential development that deal 

with design issues.  The current ordinance meets the 

general direction of the Plan.  

f. The Central Busi ness (CB) District as envisioned in the 

Plan seems to be reflected in the Central Business 

zoning district to some extent.  The current 

development standards in the CB District do not allow 
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the type of development envisioned in the Plan (or that 

exists tod ay in Downtown).  The 7,500 square foot 

minimum lot size, front and side setback requirements, 

and coverage limits may preclude the existing 

Downtown development pattern.  

g.  The Plan doesnõt deal directly with the 

Professional/Residential, Cobbossee Corridor , or 

Education/Community Recreation zones found in the 

current zoning ordinance.  

h. The 1997 Plan discusses the treatment of manufactured 

housing especially single -wide mobile homes.  It 

suggested allowing them in the Residential Growth 

area.  The current ord inance allows single -wide units in 

the Rural and Residential Growth zones.  

 

The City did much of what the 1997 Comprehensive Plan 

recommended in terms of land use regulations.  The City has 

gone beyond that with the creation of the 

Professional/Residential , Cobbossee Corridor, and  

Education/Community Recreation zones.  However, the 

differences between what the 1997 Comprehensive Plan 

recommended and what was adopted in the Zoning 

Ordinance with respect to lot sizes and development density 

may have inadverte ntly undermined the desire to guide 

growth and development to designated Growth Areas while 

discouraging d evelopment in Rural areas.  

4. Other Policy Areas  

In addition to land use, the 1997 Comprehensive Plan 

addressed demographic trends, fiscal issues, reg ional 

considerations, municipal services, infrastructure including the 

sewer and water systems, solid waste disposal and recycling, 

transportation, housing, economic development, historic and 

archaeological resources, recreation, agriculture, forestry, and  

open space, scenic resources, critical natural resources, 

floodplain management, and community resources.  The 

following is an overview of some of the key policy 

recommendations from the 1997 Plan with respect to these 

topics:  

 

a.  The Plan recognized that th e population of the City 

would remain stable and this could create a financial 

burden on providing services.  It proposed looking at 

regional or inter -municipal approaches to lower service 

costs. 

b.  The Plan proposed the extension of the public sewer 

system o ut Brunswick Avenue.  This improvement was 

completed.  

c.  The Plan proposed working with the Water District to 

develop a Wellhead Protection program for the 

Districtõs supply wells.  This was not done. 

d.  The Plan recommended working to increase the level 

of recy cling of solid wastes.  

e.  The Transportation section of the Plan proposed 

developing a Road Surface Management System to 

coordinate road improvements.  

f. A number of sections of the Plan included proposals for 

improving pedestrian and bicycle facilities includin g 

sidewalk improvements and trails.  

g.  The Plan prosed adopting a housing code for 

multifamily properties.  

h. The Plan includes a number of suggestions for 

maintaining the existing character of residential 

neighborhoods and protecting them from undesirable 

influences.  

i. The Plan relied on the Economic Development 

Committee and Director to develop an economic 

development program including strategies and 

funding.  

j. The Plan includes a number of proposals for an active 

historic preservation program including researching  the 

Cityõs historic resources, creating a Common Historic 

District, and seeking Certified Local Government status 

from the Maine Historic Preservation Commission.  



CHAPTER 1 | PAST PLANNING ACTIVITIES 

17 

 

k. The Plan pro po sed that the Recreation Committee 

develop a comprehensive recreation plan for the City.  

l. The Plan recommended that the City create a 

Conservation Commission to be responsible for 

developing ways to preserve the Cityõs rural character. 

m.  The Plan recommended promoting the use of current 

use taxation programs by rural land owners.  

n. The Plan recommended incorporating scenic review 

standards into the site and subdivision review process.  

o.  The Plan recommended adopting improved 

stormwater management and erosion control 

regulations.  

p.  The Plan proposed improved management of the 100 

Year Floodplai n including prohibiting the construction 

of new buildings within the floodplain and working to 

remove existing buildings that are located in the 

floodplain.  

q.  The Plan proposed supporting efforts to complete the 

renovation of Johnson Hall.  

C. Other Plans and Studies 

Subsequent to the adoption of the current Comprehensive 

Plan in 1997, the City has undertaken a number of other 

planning studies.  This section provides an overview of a 

number of those efforts and includes a focus on activities that 

remain to be completed to implement the plans.  

1. The City of Gardinerõs Downtown Revitalization Plan 

Part I Design and Redevelopment Strategies (1999)  

Kent Associates in association with Casey & Godfrey 

Consulting Engineers  

Part II Marketing and Management Strategies  

PA Strategies  

 

The City developed a comprehensive revitalization plan for the 

entire Downtown area .  The recommendations of the Plan 

included improving the Arcade/Harveyõs parking area, 

upgrading sidewalks, providing façade grants for the backs of 

Water Street buildings, 

working with Shopõn Save 

(now Hannafordõs) to 

improve the Bridge/Main 

Avenue area, establishing 

a Business Enterprise 

Center, constructing a 

Waterfront Park Gateway, 

improving signage, 

developing a downtown 

program, improving the 

use of t he upper floors of Downtown buildings, building a trail 

along the Cobbosseecontee (Cobbossee) Stream, and 

redeveloping the Summer Street (T.W. Dick) area.  

 

The Plan was adopted by Council and became the basis for 

the Cityõs successful $400,000 CDBG grant for Arcade Parking 

Lot improvements and a façade grant program.  Some of the 

other recommendations of the Plan were not implemented.  

  



CHAPTER 1 | PAST PLANNING ACTIVITIES 

18 

 

 
 

2. Cobbossee Corridor Master Plan (2004)  

Kent Associates in association with Wright -Pierce, 

Enterprise Resources Corpo ration, and Casey & 

Godfrey Engineers  

 

This study addressed the Cobbossee Stream corridor from 

Bridge Street to the New Mills Bridge including the land on both 

sides of the stream.  Approved by City Council  in 2005, the 

plan aims to redevelop the corridor  with trails, housing, new 

commercial activity, and 

open space while 

protecting the streamõs 

natural environment and 

historic points -of -interest.  

The Plan envisions the 

corridor evolving into an 

active, high quality, 

urban district as well as an area with  a unique ògreenó 

sustainable energy theme.  To date, there has been limited 

implementation of the Plan.  The City revised its Zoning 

Ordinance to create a Cobbossee Corridor District along this 

section of the stream.  This district allows a wide range of 

residential, commercial, and institutional/commercial uses but 

precludes industrial -type uses.  The ordinance includes special 

development standards that apply to this district to encourage 

the type of development envisioned in the Plan.  In addition, 

the City obtained a grant to fund the construction of a trail 

along the stream ð see 3.  The Plan provides an exciting vision 

for a key area of the City and its proposals and 

recommendations should be reviewed and incorporated into 

the update of the Comprehens ive Plan as appropriate.  
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3. Preliminary Design Report: Cobbosseee Stream Trail 

(2009) 

  Milone and MacBroom, Inc.  

 

The City hired Milone and MacBroom to perform preliminary 

engineerng on the design of the propsed Cobbossee Stream 

Trail.  They evaluated two alternative routes for the 

construction of the trail .  Both routes begin at the terminus of 

the Kennebec River Rail Trail at the north end of the Hannaford 

parking lot and ending adjacent to Water Street (Route 126) 

near the intersection of Map le Street.  Based on the preliminary 

analysis, Alternative A was selected for preliminary design.  This 

route extends along the Hannaford parking lot parallel to Main 

Avenue, crosses the stream on a pre -engineered pedestrian 

bridge, then follows the stream  along the rear of the Arcade 

Parking Lot to the Winter Street Bridge, and then across the 

bridge to Summer Street.  The trail then continues along the 

stream and back across the stream in the vicinity of the 

railroad trestle.  The estimated total cost for  the project based 

on this route is $1,350,000 (2009).  

4. Application for Funds, MDOT Transportation 

Enhancement Program for FY 2006 -2007 (July 2004) 

 

The City applied for and received funding for the construction 

of the main pedestrian/bike trail along th e Cobbossee Stream 

as proposed in the Cobbossee Corridor Master Plan as part of 

the Cobbossee Corridor Revitalization Program.  The initial 

proposal in the Plan was that the trail would extend from the 

terminus of the Kennebec River Rail Trail up Summer St reet and 

the former rail bed to the trestle and then on to a trailhead at 

Route 126.  During preliminary design, the location of the trail 

was modified to run along Maine Street to the Arcade parking 

lot and then along the d owntown side of the stream throu gh 

the parking lot and then continuing upstream to the vicinity of 

the trestle.  To date, the project has not been completed due 

to the Cityõs inability to raise the local funding necessary to 

match the state funding.   Discussions were recently held 

(Janua ry 2012) with the Maine Department of Transportation  

that confirmed that the state still considers this to be an active 

project and is willing to fund it if and when the City comes up 

with its local share .  The concept of the trail remains an 

important pro ject for the City and its imlementation shou ld be 

considered in the update of the Comprehensive Plan.  

5. Gardiner Services Relocation & Consolidation Study 

(2004) 

Kent Associates in association with Wright -Pierce  

 

This study assesses the potential for relo cating and/or 

consolidating City services to reduce and share costs.  It 

looked at Public Works, the Wastewater Treatment facility, and 

the Water District.  The recommendations included:  

 

¶ Co -locating the Public Works (DPW) and W astewater 

Treatment  faciliti es at the River Road treatment plant.  

¶ Consolidating all Water District (GWD) operations at 

their New Mills site.  

¶ Purchasing the GWDõs downtown building for the 

relocation of the Police Department.  

 

No action has been taken on implementing these 

recommendat ions and it appears that the  study will not be 

implemented.  

6. Plan for the Gardiner Common (2008)  

Kent Associates in association with Wright -Pierce  

 

The Plan focused on public safety/crosswalk improvements, 

siting a new playground, pathway improvements, a nd siting for 

the farmers õ market.  The plan was approved by the City 

Council in 2008. Some progress has been made in 
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implementing the proposals but the following activities remain 

to be accomplished:   

 

¶ Hiring a professional arborist to evaluate trees and 

p repare a maintenance, replacement, and care and 

pruning schedule.   

¶ Providing lighting at the Gazebo 

(for security purposes) and 

working to replace it with a 

historic, shingle -style gazebo.  

(2014 Note: The gazebo has 

been replaced).  

¶ Improving the muddy exis ting 

paths and entrance aprons and 

creating new paths as 

recommended in the Master 

Plan. 

¶ Replacing benches, picnic tables, and trash 

receptacles to match the style of downtown.  

¶ Reclaiming the òO. C. Woodmanó parking area as 

lawn , installing fencing along the roadside, providing 

benches, tables, etc., and considering adding 

community gardens.  

¶ Continuing to encourage  appropriate community 

events on the Common.  

¶ Improving street crosswalks to the Common and 

making trail and sidewalk connections to it.  

¶ Consider ing a historic overlay district to protect the 

unique quality of the Common area.  

 

 
 

The Plan provides a guide for upgrading a key area of the City 

and its proposals and recommendations should be reviewed 

and incorporated into the update of the Comprehens ive Plan 

as appropriate.  

7. Gardiner Waterfront Plan (2008)  

Kent Associates in association with Wright -Pierce  

 

The Plan included recommendations for expanding the 

waterfront park to include more parking for cars and trailers, 

more green space, an amphithea ter, and information center.  

The core elements of the plan including expansion of the 

parking area, the gateway and pumphouse area 

improvements, and the improvement of the riverfront have 

been completed.   
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A few elements of the Plan remain to be addres sed including:  

 

¶ Building the amphitheater as an outdoor performance 

space.  

¶ Completing the plans and building the information 

center and restrooms at the pumphouse and installing 

the historic and nature education panels.  

¶ Building the mini -park/overlook on W ater Street.  

¶ Improving pedestrian access along Steamboat Lane.  

 

The Plan continues to provide 

a vision for a key area of the 

City and its proposals and 

recommendations especially 

with respect to improved 

connection to the Downtown 

should be reviewed and 

incorporated into the update 

of the Comprehensive Plan as 

appropriate.   

 

8. Gardiner Citywide Signage Plan (2009)  

Kent Associates in association with Wright -Pierce  

 

This study recommended a unified design approach for  all 

public òwayfindingó signs. The plan was adopted by the City 

Council in 2009.  Locations, designs, and cost estimates are 

provided.  There has been limited implementation of the 

recommendations to date.  The following elements of the Plan 

remain to be completed:  

 

¶ Downtown Gateway Signs  

o restore and maintain these existing signs;  

o use the sturgeon logo;  

o landscape around these signs and keep them free 

of clutter.  

 

¶ Directional Signs  

o locate these signs at key intersections;  

o provide signs for: Downtown, Waterfront, City Hall, 

Gardiner Public Library,  and Johnson Hall;  

o follow the Plan design criteria.  

 

¶ Downtown Parking  

o provide separate signs to direct vehicles to public 

parking.  

 

¶ Informational Kiosks  

o install at Waterfront and Johnson Hall mini -park.  

 

¶ Libby Hill 

o restore and improve the existing entry si gn;  

o provide an informational kiosk at the entry drive 

pull -off;  

o provide a business directory at the pull -off.  

 

¶ Other  

o make trail sign designs like road wayfinding signs;  

o place directional signs at the I -295 and I -95 on -

ramps;  

o upgrade promotional material di splay at the Route 

126 Travel Plaza.  
































































































































































































































































































































































































































































